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August 1,2022

The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honolulu, Hawaii 96813

Dear Chair Waters and Councilmembers:

SUBJECT: Aiea-Pearl City Transit-Oriented Development (TOD)
Neighborhood Amendments to Zoning Map Nos. 7 and 8

The Planning Commission held a public hearing on July 13, 2022 in the above
subject matter. No public and written testimonies were received. The public hearing
was closed on July 13, 2022.

The Planning Commission voted unanimously 5:0 to recommend approval of the
Alea-Pearl City TOD neighborhood rail transit station area zone changes recommended
by the Director of the Department of Planning and Permitting (DPP), together with
DPP’s recommendation of removing certain Unilateral Agreement conditions related to
prior zone changes.

Enclosed is the DPP’s transmittal to the Planning Câmmission, additional
information that was presented at the public hearing, and the draft Bill.

'22AUG04 PM 12:38 CITY CLERK

DEPT. COM. 579



The Honorable Tommy Waters
Chair and Presiding Officer

and Members
August 1, 2022
Page 2

Should you have any questions, please contact me at (808) 768-8007.

Sincerely,

Brian Lee, Chair
Planning Commission

Enclosures

ACKNOWLEDGED: ACKNOWLEDGED:

Rick Blangiardi Dean Uchida, Director
Mayor Department of Planning and Permitting

Michael D. Formby
Managing Director
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Planning Commission
July 13, 2022

TOD Special District & Zoning

Aiea-Pearl City
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• TOD Program Overview 
• Planning and Research Background
• Proposed Zone Changes
• Proposed Special District

Presentation Outline
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TOD Program Overview
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Neighborhood TOD Planning
4



• Create access and views to 
water and Pearl Harbor Historic 
Trail

• Encourage workforce housing
• Create a comfortable and lively 

pedestrian environment
• Provide multimodal access to 

and from the stations
• Develop new and enhance 

existing open space amenities

TOD Plan Principles
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1. Develop the Kalauao (Pearlridge) station area as a major urban center and regional 
destination with opportunities for new high-density residential and commercial 
development that enhance access and views to the area’s natural features

2. Preserve views of Pearl Harbor from Kaonohi Street
3. Create additional housing units, improved access and amenities along the Pearl 

Harbor Historic Trail, and new waterfront open spaces in the area makai of 
Kamehameha Highway

4. Transform the existing parking lots and low-density commercial uses near the Waiawa
(Pearl Highlands) station area into a walkable, pedestrian-oriented environment by 
allowing new high-density development

5. Promote the area as an attractive place to live and work by emphasizing and 
improving amenities like the Pearl Harbor Historic Trail, the University of Hawaii Urban 
Garden Center, and the wide variety of local shopping and dining

6. Improve access to regional transportation options, especially pedestrian and bicycle 
access to the Pearl Harbor Historic Trail from public streets

7. Promote the vision of the Halaulani (Leeward Community College) station area as a 
college-oriented neighborhood that provides new housing, services, transportation 
options, and gathering places for students, faculty, and area residents

TOD Special District –
Primary Design Objectives
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• Relatively new area of study with limited guidance
• No TOD Special District or zoning proposed if property       

over 50% impacted by projected sea level rise
• TOD Special District and limited zoning proposed if property 

under 50% impacted by projected sea level rise
• Site layout modification possible through TOD Special District 

permit if coastal hazards, such as sea level rise, impact site

Coastal Hazards Considerations

• Reviewing projects on impacted 
properties on case-by-case basis as 
more policies and regulations being 
developed
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• 3 rail station areas
– Halaulani (LCC), Waiawa (Pearl Highlands), Kalauao

(Pearlridge)
• Extending TOD Special District

– Key street and view corridor designations
– Permits bonus FAR and height for community benefits

• Zone changes to allow more mixed uses
– Maximum base and bonus heights listed on map
– Heights taper downslope and away from station

Proposal Overview 
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• Aiea-Pearl City TOD Plan
– 4 public workshops 
– Planning Commission public hearing
– City Council public hearing → adopted via Resolution 14-71, FD1

• Aiea-Pearl City TOD Special District Regulations and Zoning 
– Notification letters to affected property owners

• Zone change properties
• Special district properties
• Properties within 300 feet

– Standard RFCs: neighborhood boards, agencies, community orgs
– Public workshop: January 2018
– Planning Commission public hearing: July 2022
– City Council public hearing: TBD

Public Participation
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• Not all areas from TOD Plan being rezoned
• Incorporating mixed use zoning

– Commercial activities at street level, residential on upper floors
– Enliven town centers
Streets used at different times of the day 
People can live, work, play, and shop in same area 

• Building heights
– Up to 90 feet in Halaulani (LCC) station area
– Up to 250 feet in Waiawa (Pearl Highlands) station area
– Up to 350 feet in Kalauao (Pearlridge) station area
– Slight increases following public input
– Community benefits required to utilize bonus heights

Proposed Zoning Map Changes 
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• Apartment Mixed Use (AMX)
– Allows some commercial uses in areas where mostly apartments are 

(or will be) located.
• Business Mixed Use (BMX)

– Allows residential uses close to employment and retail.

Mixed Use Zoning Districts
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• Mixture of density and activity
• Maximize transit ridership
• Alternative modes of transportation
• Connectivity and convenient access
• Quality urban design 
• Streetscape amenities
• Mix of housing: affordable and rental
• Publicly accessible/useable spaces
• Economic enhancement

TOD Special District – Objectives
14



• Regulates building placement and site layout/function, not 
design focused
– Buildings near sidewalk/street, parking in back
– Active ground floor uses and transparency

• Off-street parking optional near transit (TOD areas)
• Density and height bonuses 

– Exchanged for community benefits (e.g., affordable housing, 
streetscape improvements, parks)

• Skip to building permit if can comply with standards
– Applies to new things, not existing
– Permits for activity/use (e.g., increasing density or height)

TOD Special District – Features
15



Project elements that will mitigate impacts of greater 
heights, greater densities, or modifications to 

special district development standards.

• Affordable housing
• Open space and parks
• Right-of-way improvements
• Financial contributions to existing community amenities or public uses
• Facilities that enhance multi-modal transportation and the pedestrian 

experience

Community Benefits
16



• Nonconforming Structures: Up to 90% replacement 
value, new floor area must comply

• Nonconforming Uses: May be expanded on site, but no 
new floor area allowed

• Nonconforming Site Development: Repairs okay, but 
new structures must comply

TOD Special District – Nonconformities
17



Proposed TOD Special District &Key Streets
18



Proposed TOD Special District, 
Key Streets, & View Corridors

19



TOD Special District –
Proposed Setbacks & Orientation

• Max front setback along 
Highways: 15 feet

• Buildings above 60 feet: 
setback 50 feet from side 
and rear, or 100 feet 
between towers

• Setback modifications under 
certain circumstances

• Buildings above 40 feet: 
mauka-makai alignment
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TOD Special District –
Proposed FAR & Height Bonuses

BMX-3 
and B-2 
Districts

Apartment and 
Apartment Mixed 

Use Districts

Industrial and 
Industrial Mixed 

Use Districts

Base FAR 2.5 Refer to 
Table 21-3.3

Refer to 
Table 21-3.5

Maximum FAR with Minor
Special District Permit 3.5 1.2 x Base FAR 1.2 x Base FAR

Maximum FAR with PD-T 
Approval 7.0 2.0 x Base FAR 2.0 x Base FAR

Maximum Height with Minor 
Special District Permit

60 feet over the base height limit; or 
twice the base height limit, whichever is less

Maximum Height with Major 
Special District Permit

120 feet over the base height limit; or 
three times the base height limit, 

whichever is less

Maximum Height with PD-T  
Approval

More than 120 feet over the base height limit; or 
more than three times the base height limit, 

whichever is less

Floor Area Ratios

Heights

21



Developer Resources

www.honolulu.gov/tod/projects/dev-resources
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www.honolulu.gov/tod

Mahalo!
Questions / Comments?

Facebook: TODHonolulu
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   CITY CO UNCIL  
       CITY AND COUNTY OF HONOLULU 

     HONOLULU, HAWAII 

 ORDINANCE ______________ 
 

 BILL    ________________                                 
  

A BILL FOR AN ORDINANCE 
 

 

 1 

DPP16G-2.B22 

TO REZONE LAND SITUATED AT HALAWA – PEARL CITY AND WAIPAHU, OAHU, 
HAWAII.  
 
 
BE IT ORDAINED by the People of the City and County of Honolulu: 
 
 SECTION 1.   Zoning Map No. 7 (Halawa – Pearl City), Ordinance 86-133, and 
Zoning Map No. 8 (Waipahu), Ordinance 86-110, are hereby amended as follows:  Land 
situated near the Leeward Community College (Halaulai/Leeward Community College 
rail station area) and Kamehameha Highway and Farrington Highway intersection 
(Waiawa/Pearl Highlands rail station area) in Pearl City, Oahu, Hawaii; and near the 
Kamehameha Highway and Kaonohi Street intersection (Kalauao/Pearlridge rail 
station area) in Aiea, Oahu, Hawaii; hereinafter described, are hereby rezoned from the 
F-1 Military and Federal Preservation, P-2 General Preservation, AG-1 Restricted 
Agricultural, AG-2 General Agricultural, R-5 Residential, R-7.5 Residential, A-1 Low-
density Apartment, A-2 Medium-density Apartment, B-2 Community Business, BMX-3 
Community Business Mixed Use, I-2 Intensive Industrial, and IMX-1 Industrial-
Commercial Mixed Use Districts to the P-2 General Preservation, AG-1 Restricted 
Agricultural, R-5 Residential, A-2 Medium-density Apartment, AMX-2 Medium-density 
Apartment Mixed Use, AMX-3 High-density Apartment Mixed Use, B-1 Neighborhood 
Business, BMX-3 Community Business Mixed Use, and I-2 Intensive Industrial Districts.  
The boundaries and heights of said Districts shall be described as shown on the maps 
attached hereto, marked "Exhibit A" and "Exhibit B," and made a part hereof, and further 
identified as the Tax Map Keys and streets listed on the exhibits.  
 

SECTION 2.  Existing unilateral agreements applicable to affected areas within 
the boundaries of said Districts, as shown on the maps attached hereto, marked  
"Exhibit A" and "Exhibit B," shall remain in full force and effect, including all unilateral 
agreement conditions, except for the unilateral agreements or portions thereof specified 
below, which are hereby rendered null and void:  
 

1. Ordinance 79-52, Unilateral Agreement Conditions 1 and 2; 
 
2. Ordinance 82-1, the Unilateral Agreement in its entirety; 
 
3. Ordinance 98-15, Unilateral Agreement Condition 1;  
 
4. Ordinance 02-13, Unilateral Agreement Condition 2.b(3); and 
 
5. Ordinance 04-04, Unilateral Agreement Conditions 1.a and 3.  
 

k.helfrich
Text Box
D-579(22)
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SECTION 3.  This ordinance takes effect upon its approval. 
 
 

     INTRODUCED BY: 
 
             

 
 
 
 
 
 
 
 
 
 
 
DATE OF INTRODUCTION: 
 
 
 
 
 

Honolulu, Hawaiʻi      Councilmembers 
 
APPROVED AS TO FORM AND LEGALITY: 
 
 
 

Deputy Corporation Counsel 
 
APPROVED this              day of                            , 20             . 
 
 
 
Rick Blangiardi, Mayor 
City and County of Honolulu 
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Fr: A-1
To: AMX-2 30' (40')
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To: BMX-3 150' (250')
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To: AMX-2 40'
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To: P-2
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Pearl Harbor Historic Trail

9

FOLDER NO.: 2016/GEN-2
LAND AREA: APPROXIMATELY 190.81 ACRES
PREPARED BY: DEPARTMENT OF PLANNING & PERMITTING
                            CITY AND COUNTY OF HONOLULU
PUBLIC HEARING     PLANNING COMMISION     CITY COUNCIL

Zoning districts without a height limit shown are 
subject to that district's maximum height, as specified
in Chapter 21 of the ROH.
Zoning district boundaries shall be interpreted to follow
the street centerline of the existing roadway when 
illustrated as such on the map.

NOTES:

PORTION OF

TAX MAP KEYS:  
APPLICANT: DEPARTMENT OF PLANNING & PERMITTING

ZONING MAP NO. 7 & 8HALAWA - PEARL CITY & WAIPAHU
Halaulani (Leeward Community College) and

Waiawa (Pearl Highlands) Station Areas

AFFECTED STREETS:
A Rd. (portion), Acacia Rd. (portion),  
Ala Ike (portion), Farrington Highway (portion),  
Hoola Pl., Kamehameha Highway (portion),  
Kipaipai St., Kuala St. (portion), Lehua Ave. (portion), 
Makolu St., Waiawa Rd. (portion) 
 

9-6-003: por. 1, 12, 13, por. 14, 15, por. 16, 17, por. 18,  
               por. 39, por. 43, 48, 49 
9-6-004: por. 6 
9-7-016: 28 
9-7-018: por. 10 
9-7-020: 59 
9-7-023: 1, 17, 18, por. 20, 21 
9-7-024: por. 6, por. 27, 28, 33-35, por. 36, 40, 43,  
               44, 51, 56, 58, 59, 62-64, 66-75 

0 750 1,500375

Scale in Feet

ORD. NO. 2016/Z-7

10
11

LEGEND
PROPOSED ZONING

BMX-3
I-2
P-2
R-5

A-2

AMX-2
AMX-3

B-1

Height Limit
Bonus Height Limit

60'
(250')

AG-2
AG-1

12

NOTE:
Additonal Proposed Zoning
Labels (refer to map)

From: F-1 to BMX-3 60' (250')
From: F-1 to BMX-3 60'
From: F-1 to AMX-2 30' (40')
From: F-1 to P-2
From: B-2 60' to  P-2
From: R-5 to BMX-3 60' (250')
From: AG-2 to BMX-3 60' (250')
From: B-2 60' to AMX-3 150' (250')

1
2
3
4
5
6
7
8

From: AG-2 to AMX-3 150' (250')9
From: R-5 to AG-2
From: R-5 to I-2 60'

10
11

From: R-5 to AG-212
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PREPARED BY: DEPARTMENT OF PLANNING & PERMITTING
                            CITY AND COUNTY OF HONOLULU

ZONING MAP NO. 7
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HALAWA - PEARL CITY

ORD. NO.
EFF. DATE: BILL

PUBLIC HEARING     PLANNING COMMISION     CITY COUNCIL

EXHIBIT BCopyrights City and County of Honolulu
All Rights Reserved 2022

Zoning districts without a height limit shown are 
subject to that district's maximum height, as specified
in Chapter 21 of the ROH.

Kalauao (Pearlridge) Station Area

AFFECTED STREETS:

Zoning district boundaries shall be interpreted to follow
the street centerline of the existing roadway when 
illustrated as such on the map.

NOTES:
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Fr: B-2 60'
To: BMX-3 
      60' (90')

Fr: B-2 60'
To: A-2 (150')

Fr: R-7.5
To: BMX-3 60'

Change height limit from BMX-3 350'
To: BMX-3 60' (350')
Fr: B-2 60'
To: BMX-3 60' (350')

Fr: B-2 60'
To: BMX-3 
      60' (150')

Fr: B-2 60'
To: BMX-3 60'

Fr: R-5
To: BMX-3 60'

Fr: B-2 60'
To: BMX-3 
      60' (150')

Fr: I-2 60'
To: P-2

Fr: IMX-1 60'
To: BMX-3 60'

Fr: A-2 150'
To: AMX-3 60' (150')
Fr: I-2 60'
To: BMX-3 60'
Fr: I-2 60'
To: BMX-3 60' (120')

Fr: IMX-1 60'
To: P-2

Fr: I-2 60'
To: BMX-3 60'

Fr: I-2 60'
To: P-2

Fr: R-5
To: BMX-3 60'

Fr: B-2 60'
To: BMX-3 60'

Fr: I-2 60'
To: BMX-3 60' (90')

Fr: A-1
To: A-2 30' (60')

Fr: A-2 150'
To: AMX-2 60' (90')

Fr: R-5
To: AMX-2 60' (90')

Fr: B-2 60'
To: P-2Fr: R-5

To: BMX-3 60' (90')

Fr: R-5
To: A-2 30' (60')

Fr: R-5
To: AMX-2 30' (90')

Fr: B-2 60'
To: P-2

Fr: A-1
To: BMX-3 30' (90')
Fr: A-1
To: BMX-3 30' (60')

Fr: R-5
To: P-2

Fr: R-5
To: P-2

Fr: R-5
To: P-2

Fr: I-2 60'
To: P-2

Fr: R-5
To: P-2

1
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INSET A

Blaisdell
Park

See Inset A Haukapila Rd., Hekaha St. (portion),  
Kamehameha Highway (portion), Kanuku Pl.,  
Kanuku St. (portion), Kaonohi St. (portion), Kauwa St., 
Lii Ipo St. (portion), Lipoa Pl., Lokowai Pl., 
Moanalua Lp. (portion), Moanalua Rd. (portion),  
Pali Momi St. 
 

2016/Z-8

9-7-018: por. 10, por. 12, 17 
9-8-004: 16 
9-8-007: por. 2 
9-8-009: 1, 3, 5, 7, 8, 10-12, 14-17, 20-22, 25 
9-8-010: 1-3, 6, 9, 18-26, 29-32, 34-44, 47, 48 
9-8-013: 13-15, 20-25, 30, 31-33 
9-8-014: 3-10, 12, 13, 15-22, 24, 25, 27, 29, 30 
9-8-015: 44, 45, 47 
9-8-016: 29-32, 37, 42, por. 45, 49, 51-53, por. 54, 55-58 
9-8-021: 55 
9-8-022: por. 72, 74, 78-81, 85, 86 
9-8-025: 30, 60 

LEGEND
PROPOSED ZONING

Change in height limit from
BMX-3 350' to BMX-3 150' (350')
Height Limit
Bonus Height Limit

A-2
AG-1
AMX-2

AMX-3
BMX-3
P-2

60'
(350')

Pearl Harbor Historic Trail
P e a r l   H a r b o r

P e a r l     H a r b o r

Fr: B-2 60'
To: BMX-3 60'

Fr: R-7.5
To: BMX-3 60' (90')

7

Fr: I-2 60'
To: BMX-3 60' (90')

Pearl Harbor Historic 
Trail

Note: Additional Proposed Zoning
Labels (refer to map)

From: R-5 to P-2
From: R-5 to AG-1
From: R-5 to BMX-3 60' (150')

From: R-5 to AMX-3 60' (150')
From: R-5 to BMX-3 60' (90')

1
2
3

5
6

From: R-5 to BMX-3 60' (120')

7

4

From: R-5 to BMX-3 60' (90')


